ATTORNEYS AT LAW

fune 11,2009 RECEIVED

JUN 11 2009

Tukwila Planning Commission Dg\%’%%ﬁgg?

6300 Southcenter Blvd., #100
Tukwila, WA 98188

Re:  Westfield’s Detailed Comments and Proposed Changes to
Tukwila’s Draft Urban Center Plan

Honorable Planning Commissioners:

As described in prior public testimony and in my May 28, 2009 letter, WEA Southcenter
LLC (“Westfield”) has serious concerns with the current draft of the Tukwila Urban Center Plan
(the “Draft Plan™). Substantial revisions must be made to bring the Draft Plan into conformance
with the City’s adopted Comprehensive Plan, which calls for maintaining the strength of the
retail sector while gradually introducing mixed use residential and office uses over the next 30-
50 years.

Mr. Stephen Hamilton, Westfield’s Vice President of Design and lead designer of
Southcenter Mall’s recent expansion, testified before the Planning Commission on April 23,
2009. He explained how various portions of the recent expansion would not have been permitted
and would become nonconforming structures under the Draft Plan. He did not have time to
cover all of his planned testimony, including how the Draft Plan would adversely affect
Westfield’s future expansion plans. To provide documentation of these concerns, we are
submitting with this letter, as Exhibit A, Mr. Hamilton’s written testimony outline.

We are also attaching to this letter a detailed list of comments and proposed changes to
the Draft Plan. Exhibit B organizes these comments in a matrix form. Exhibit C provides
specific marked-up pages from the Draft Plan.

The attached comments and proposed changes address specific provisions of the Draft
Plan that adversely affect Westfield given its unique position as a regional mall. However, many
of these proposed changes could be expanded to other retail properties, consistent with
Wesifield’s testimony that the final TUC Plan should strengthen existing retail businesses in the
TUC while focusing on encouraging residential uses near the train station and river.

exnier_L L oare CLUI/0T

PROJECT NAME

UTUG Plam
FILE NO _ﬁ Lo4 -00

Y*WP\WESTFIELD\URBAN CENTER PLAN\L05189.DETAILED COMMENTS.BC.DOC

.
ONDE Fivndt Aivmnmirmn Ol NN O m o ttle YAIR NDNO1A1 N1 2N ANRPL AOA AFAARA . ARA AAA AN=- i~ . o~

/oo T



Tukwila Planning -2- June 11, 2009
Commission

Westfield is committed to working with staff and other stakeholders to revise the Draft
TUC Plan to address our concerns and to meet the requirements of the existing Comprehensive
Plan.

Very trul

Brent Carson

Enclosures

cc: Tukwila City Council
Jack Pace
Lynn Miranda
Nora Gierloff
David Gensemer
Stephen Hamilton

Y:\WP\WESTFIELD\URBAN CENTER PLAN\L05189.DETAILED COMMENTS.BC.DOC



EXHIBIT A

NOTES ON PROPOSED TUKWILA URBAN CENTER PLAN
STEPHEN HAMILTON, VICE PRESIDENT OF DESIGN, WESTFIELD

The following are summarized notes on the proposed Tukwila Urban Center Plan and its impact
on Westfield Southcenter prepared by Stephen Hamilton, Vice President of Design, Westfield.
Steve was the lead designer of the expansion project that opened in July, 2008. These notes
were used in the oral presentation by Mr. Hamilton to the Planning Commission on April 23, 2009
and in meetings between Mr. Hamilton, other Westfield representatives, and Tukwila Planning
staff.

Introduction

Overview — when Westfield came to Southcenter it was a successful traditional mall. Traditional
meaning it was internally focused, turned its back to the street and was surrounded by surface
parking.

Our goal was threefold:
1. Bring new vibrancy and energy to the center
2. Significantly expand the offerings and the types of amenities available - intensify the use
3. Open up the center and give it a public face

The resulting project evolved out of a coordinated effort between Westfield and City Planning
Staff. The connection to Baker and possible future development here, and the reorientation and
recognition of what may happen to the South of the mall were all addressed We think the project
is a very successful effort but one that, unfortunately and surprisingly, would not have been
allowed under the draft TUC Plan.

Non Conforming components of the current expansion of Westfield Southcenter (Phase 1)

The following is a list, in no particular order and not comprehensive, to various components of the
recent Westfield expansion that would not be permitted under the draft TUC Plan [TUC Plan page
references are incomplete].:

1. All pad Buildings: not 2 story [oage 21], not fronting on adjacent street [23,52] and
setback distances [36, 37,40]

Bank of America drive through. If this plan had been in effect, there would have been no
possibility of getting Bank of America to move locations. [19]

Firestone building: use restriction — automobile repair is not a permitted use in the
Regional Center. [19]

Police sub-station is not a permitted use on the first floor in the Regional Center. [19]
Existing parking structures (Form regulation guidelines) [19, 22, 23] - required to have
retail at base. [Single level retail is unclear as 2 story program is required - staff current
interpretation is parking counts as program at level 2.] Retail at the ground level was
considered, but there are serious drawbacks - will these tenants be viable?, and will the
loss of at grade parking be detrimental to the new tenants and anchor stores?
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10.

1.

12.

13.

14.

All Existing Anchor store buildings (exceed maximum building size in urban corridor
classification) [23, 32, 38]

Patio structures are non-conforming as they are not allowed external to the building
under the Urban Corridor streets. [23] Patios are an important amenity for restaurant
tenants to successfully operate their business.

AMC Theater - is 3 floors with a Mezzanine; height is about 75 feet. It does not comply
with the proposed tower bulk regulation maximum diagonal distance of 300'. [21, 27]
Drive aisles do not conform to the Urban Corridor standards. At the south end of the

*expansion, the south side of street is in violation due to allowance of drive aisles for

parking. [23]

We do not have parallel parking along the edges of any of our drive aisles. This is
required by the TUC Plan. [23,40] Access for 14 million visitors a year would be
severely impacted.

The street width is wider than allowed - any narrower would be in violation of Fire Code.
Contradiction in requirements. [40]

Surface parking at south end of site would now be non-conforming. Several issues of
customer access and tenant visibility. Especially true for the restaurant, theater and
anchor tenants. [23, 52-55]

Maximum tenant width allowed in the Urban Corridor area is 50 feet. [23,32] Duke’s,
Joey's, BJ's, Racha Thai would all be in violation. Also, each of the anchor stores would
be non-conforming as would Cheesecake, Olive Garden, Fidelity, and the bank.

Our south entrances, including the main atrium entrance with the large glass fagade, the
west entry next to Sears and the new east entrance, would each be non conforming as
they are set back too far from the building line, See page 36 and Private Frontage
types.[23, 36]

[Points 15-20 were not covered by Steve in his presentation on 4/23]

15.

16.

17.

18.

19.
20.

All building facades for the pads are non-conforming due to setback requirements.

Potential loss of tenants due to tenant requirements not being met. [23, 36]

Proposed Tukwila Urban Center Plan document requires dedicated bike lanes but does
not specify the location for these lanes, nor are they provided for in the new street
standards. [?]

Open space requirement is not met, unless our current streets or internal corridors count
- need approximately 2 acres of open space. [23, 43-45]

Landscape on rooftops does not exist today. This is a poor use of resources for an
amenity most will never encounter. [23, 46-48]

Retail concepts with dropped ceiling height less than 15 feet are not permitted.[24]
Landscape at building front is not in conformance - trees are required at 30 cc max. Our
spacing is greater at the entry and loading dock areas. [46]

| am sure that as we delve in more detail into the document we will discover more issues and
other unintended consequences.

Notes on potential issues impacting future expansion of Westfield Southcenter

[The potential effect of the TUC Plan on future expansions was not covered at the Public Hearing
due to lack of time]

Here is my list of potential issues impacting future expansions at the Southcenter Mall that we
discussed with city planning. (Not listed in order of importance)

1.

Maximum setback requirements could not be met as tenants want to be located close to
the existing mall and the existing patterns of shopper circulation



10.

Existing plan is unclear on which setbacks even apply — there are different requirements
at Andover vs. Tukwila parkway vs. internal Urban street [23, 36, 37,40, 52]

Multistory tenant buildings could not be met for all future tenants. Many future retailers
will want to be located in single story buildings[21]

Necessary loading docks could not meet Urban street standards. [40]

Building entries could not meet private frontage types - [23, 36]

Could not have surface parking to the rear of all new expansion buildings. Convenient
parking adjacent to the front door will be required to attract tenants.

Depending on the tenant, building size needs to be larger than allowed (the Existing
Mervyn's building is non-conforming for example)

New tenant facades would need to exceed the 50’ maximum. [23,32] Tenants in future
expansions will not want to "front" onto the designated Urban street. Most retailers want
to operate with only one entry (mall facing); additional store entrances significantly
increase operating cost.

For traffic circulation, we could not allow parallel parking on drive aisles. Also, the
proposed standards for drive aisles would cause a significant loss of parking . [40]

As now drafted, a grocer would not be permitted in the Regional Center unless we also
build 100 units of residential. [19] This residential requirement is a significant investment
and would likely deter bringing a grocery store to the TUC Regional Center.
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Exhibit C - Westfield 6/11/09 Comments (See Exhibit B for specific proposed text changes)
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